

REPORT OF THE DIRECTOR OF DEVELOPMENT SERVICES


TO THE LEAD MEMBER FOR DEVELOPMENT SERVICES

ON  16th June 2004

TITLE: THE 2004/05 BUILDING MAINTENANCE PROGRAMME


RECOMMENDATIONS: 

That the proposed Building Maintenance Programme for 2004/05 set out in this report be approved.

EXECUTIVE SUMMARY: A budget of £2,066,020 is available this year (from different sources) for responsive and planned maintenance work to the Council’s buildings.  A programme of works to be set against that budget is proposed. The report also identifies a substantial shortfall in the funding available to meet the annual maintenance requirements for the Council’s buildings.


BACKGROUND DOCUMENTS:

· The City Council’s Asset Management Plan

· Survey information for the buildings detailed in the report.


ASSESSMENT OF RISK:  LOW


THE SOURCE OF FUNDING IS:
 Revenue Budget and Capital Programme


LEGAL ADVICE OBTAINED:
N/A


___________________________________________________________________________________________
FINANCIAL ADVICE OBTAINED:


Yes, from Dave McAllister (Group Accountant – Development Services) and                                                                                      John Hamson (Assistant Group Accountant – Community and Social Services)


CONTACT OFFICER: Mr J Dooley


Ext. Number: 3650 
                                    (Property & Development)







WARD(S) TO WHICH REPORT RELATE(S): 
All


KEY COUNCIL POLICIES:
 Procurement Strategy


DETAILS:

1.0 BACKGROUND

1.1
The Building Maintenance budget for which the Directorate’s Corporate Property Maintenance Group is responsible (i.e. excluding housing property and education [mainly school] buildings) is as follows:

	Budget Responsibility
	£

	Development Services
	1,389,780

	Housing Services
	60,000

	Community and Social Services
	616,240

	Total
	2,066,020


1.2 Since its initial establishment in 1992 this maintenance budget has reduced in real terms because of both actual reductions in the budget and the effects of inflation.  For example the element of the programmed repairs budget for which the Development Services Directorate has budgetary responsibility has reduced this year, in terms of its buying power, to about 30% of what it was in 1992.

2.0 PROPOSED PROGRAMME

2.1
Discussions and consultations have taken place with all Directorates and set out below is a summary of the proposed expenditure within the main sub-headings:

	PROPERTY TYPE


	A

RESPONSIVE AND ROUTINE MAINTENANCE


	B

PROGRAMMED BUILDING WORK
	C

PLANT AND BUILDING SERVICES
	TOTAL

	Development Services Budget

	Central Administrative and

Operational Property
	£215,000
	               £85,000
	
	

	Markets
	£7,500
	
	
	

	Miscellaneous and Industrial Buildings
	£55,000
	
	
	

	Cemeteries and Crematoria
	£40,000
	              £43,000    

(All Environmental  Services)
	
	

	Parks Buildings
	£50,000
	
	
	

	Recreation Centres
	£205,000  
	            £203,000

(All Education and Leisure)
	
	

	Libraries
	£44,780
	
	
	

	Museums and 

 Halls.
	£7,500
	
	
	

	Disabled Access Provision             
	
	              £36,000
	
	

	All non-Social Services plant and building services:
	
	
	
	

	Plant Servicing

[boilers, lifts, ventilation etc systems]
	
	
	£195,000
	

	Plant Replacement 

Programme
	
	
	£167,000
	

	Fire Alarm and Emergency Lighting Maintenance
	
	
	£35,000
	

	Sub-total
	£624,780
	£368,000
	£397,000
	£1,389,780

	Housing Services Budget
	£60,000
	
	
	£60,000

	Community and Social Services Budget


	£328,420


	£138,000

[Paint and Decoration only]
	£149,820

(Plant Servicing)                        
	£616,240

	Overall Total
	£1,013,200

	£506,000
	£546,820


	£2,066,020 


2.2
The programmed building works (Column B above) and programmed plant replacement (an item in Column C above) are set out  in more detail below:

	CORPORATE AND OPERATIONAL PROPERTY


	

	Works to common areas and toilets in Civic Centre Buildings 

(as continuation of re-decoration programme from 2003/4)
	£35,000



	Refurbishment of toilets to “B”  Block, Crompton House 

(to match works done in “A” Block 2003/4)

[it is proposed that the ground floor disability toilet is funded from Disability Funding]
	£30,000



	External Decoration Oaklands House
	£8,000

	General provision for Internal Decoration and Flooring on priority basis
	£12,000

	Sub-total
	£85,000

	

	ENVIRONMENTAL AND CONSUMER SERVICES OCCUPIED PROPERTY


	Swinton Cemetery

(As stated in previous report continuation of construction of new toilets and messroom due for completion in May 2004)
	£25,000

	Cemetery Buildings (General Internal decoration)
	£8,000

	Parks Buildings Generally (General Provision for re-decoration)
	£10,000

	Sub-total
	£43,000

	EDUCATION AND LEISURE OCCUPIED PROPERTY


	Replacement of explosion damaged Thomas Ward Building by development of Barr Hill FC building (in conjunction with £200,000 insurance funding).
	£80,000

	Works in connection with NOF Funded alterations to changing rooms at Clarendon Pool and Irlam Pool 

(comprising £30,000 direct match funding at Irlam and £20,000 for maintenance works to be carried out during building closures.  Total external funding input approximately £231,000.)
	£50,000



	External Decoration and Repair Jubilee House – Working Class Library
	£18,000

	Libraries and Museums - General Internal Decoration and Flooring Provision
	£14,000

	Recreation Centres and Pools - General provision for re-decoration and flooring
	£16,000

	Irlam Pool. Specific replacement of redundant pipework and making good
	£9,000

	Replacement of Cubicles to various Recreation Centres
	£6,000

	Buile Hill Banqueting Suite - Internal Work and decoration  
	£10,000

	Sub–total
	£203,000

	
	

	PROVISION FOR DISABILITY ACCESS WORKS

.
	

	Programme of works to be determined by consultation process in conjunction with City Council Access Officer
	£36,000

	
	

	PLANT AND SERVICES REPLACEMENT PROGRAMME


	

	Pendlebury Recreation Centre - Replacement Boiler Plant 

[Provisional estimate] 
	£55,000



	Peel Park Art Gallery Replacement Boiler (deferred from 2003/4)
	£15,000

	Fire Alarm and Emergency Lighting Generally - Major component replacement
	£25,000

	Air Handling and Extract Systems - Component repair and replacement
	£20,000

	Lifts Generally - Component refurbishment and replacement
	£15,000

	Programme of Statutory Testing to Fixed Electrical Installations.
	£15,000

	Continuation of replacement of water tanks, pipework improvements and safety, identification, signage in connection with improved drinking water
	£10,000

	Maintenance to Pool Plant and Shower valves
	£12,000

	Sub-total
	£167,000

	
	

	COMMUNITY AND SOCIAL SERVICES BUILDINGS

(Programme of external and internal re-decoration works)
	

	Avon House
	£4,000

	Cleveland House
	£15,000

	Sahal Court
	£5,000

	Orchard Mount
	£8,000

	St Georges
	£5,000

	Humphrey Booth LB
	£8,000

	Bradshaw Family Centre
	£3,500

	Eccles Family Centre
	£1,500

	The Grange
	£7,000

	20 Devonshire Rd
	£2,500

	131 Worsley Road
	£1,000

	Childrens Homes Generally
	£25,000

	Brynheys Residential
	£5,000

	Boothstown Community Centre
	£4,000

	Valley CC
	£2,000

	Clifton CC
	£5,000

	Beesley Green  CC
	£5,000

	Guildhall CC
	£9,000

	Wardley CC
	£4,000

	Kenyon Way CC
	£4,000

	General Works
	£14,500

	Sub - total
	£138,000


2.3
All the above costs are approximate budget estimates, in advance of detailed survey and investigation.


2.4 The limitations of the revenue budget have been referred to earlier and this has resulted in an inability to fund works of any significant size.  Consequently, as with last year, priority has been given to projects which attract additional / external funding.  

2.5 
In 2004/05 the schemes given priority, because the use of partial revenue funding has attracted external funding, are:

· Renewal of Changing Accommodation serving Bolton Road Playing Fields (Barr Hill Lads Club) – funding attracted in respect of insurance claims

· Irlam and Clarendon Swimming Pools – supporting New Opportunities Funding (NOF)

2.6
The total external funding in respect of these schemes exceeds £500,000 for a total contribution from the maintenance budget of £120,000.   As an additional benefit the works in all cases involve the provision of full disability access facilities, thus saving the cost of this work in future years.

2.7 
Despite the use of the maintenance programme described above being excellent value, there has obviously been a consequential reduction in the funding available for other planned repair work in areas that do not attract external funding.  

4.0 THE PROGRAMME IN THE WIDER CONTEXT

4.1  
From the maintenance backlog calculated for the National Property Performance Indicator some £10.7M should be spent on programmed repairs and replacements over the next 5 years.  There are particular issues with types of work and categories of building that cannot attract the external funding.  This is effectively masking a problem in other areas.  As a result important works such as those listed (purely as examples) below were not able to be included in this programme:

· Re-roofing Cadishead Sports Hall, Turnpike VMS  and Crompton House

· Replacement windows at Turnpike House and  Crompton House

· Replacement plant and heating “induction” units Civic Centre Phase II

· Major renewal of changing facilities to Cadishead Park, Wharton Pavilion (at Ashall Terrace, Little Hulton) etc.

· Decorations to many buildings except where a particular priority.

4.2
As an alternative means of highlighting the current budgetary issue it may be useful to make an assessment of what current planned budgets should in theory be in monetary terms. This is set out in paragraph 4.2 below.  These relatively simple calculations were based on established costs for re-decoration, heating plant replacement and floor re-coverings over a 20 year cycle and then reduced to an annual equivalent amount at 2004 prices. 
4.3 
In terms of the two main groups of buildings covered by this report the results were as set out below.  It should be noted that the Community and Social Services budget for 2004/05 includes capital resources used for maintenance purposes.
Estimated Requirement                             


£315,000
Community and Social Services Budget for 2004/05

£285,000
Estimated annual shortfall




  £30,000 

Estimated Requirement                             


£830,000 

Current Non-Social Services Budget for 2004/05

£472,000
Estimated annual shortfall




£358,000

4.4
The above figures take some account of the fact that other grant and capital etc funding used for building alteration and extension will as a by-product perform a maintenance function.  Also the ongoing pro-active asset management plan will continue to lead to some improvement due to the disposal of unsuitable buildings. 

4.5
Accepting the simple nature of the calculation, the above is broadly consistent with the separately obtained figure of £10.7M for the estimated cost of programmed repair and replacements to Operational Property over the 5 years from May 2003.  This figures is set out in the Council’s current Asset Management Plan, being a National Property Performance Indicator.  Quite clearly the indication is that the increase in Social Services funding this year combined with use of capital funding, if maintained, will fully fund the maintenance requirement for those buildings. In terms of Corporate and Operational buildings under the central budget things are quite different and the shortfall is quite marked. 

4.6
Furthermore the combination of all the above statistics support the conclusions of the March 2004 report into Salford’s comparative performance in terms of National Property Performance Indicators, Salford having higher than average amounts of outstanding repair work in the higher priority categories. 

4.7
On a more positive note, however, over the last year funding from capital and external sources has led to progress on some longstanding maintenance issues and also in respect of Disability Access.  Works completed or currently in progress (largely / wholly funded from outside the annual Maintenance budget) include:

· NOF Funded works to Community Centres

· Re-roofing of Craig Hall Centre in Irlam

· New Entrance and Disability Access Crompton House

· Refurbishment of Winton Library with mainly Surestart funding

· Alteration and Refurbishment to Ordsall Recreation Centre
· Replacement of glazed “pyramids” to Broughton Pool.

· Re-wiring and refurbishments at Turnpike House and Crompton House funded by office re-organisation budgets

4.8
In the coming year buildings such as Worsley Pool, Lancastrian Hall and Walkden Library which all have sizeable repair problems are intended to be dealt with under various Capital Funded initiatives.

4.9 In an endeavour to address the shortfall in the maintenance budget a bid has been submitted for capital funding of £300,000 per annum for the next 5 years.  This bid will be considered as part of the council’s capital bid prioritisation process.
5.0
Disability Access

5.1 The planned maintenance budget continues to include the 10% [£36,000 ] ring fenced for disability access works.  In addition, as mentioned in paragraph 4.7 above, disability access works have been and will continue to be incorporated in programmed works as opportunities arise.  

5.2 In the current year there is also a separate allocation in the region of £250,000 from a “windfall” capital receipt which will be available for disability access works on a priority basis.  Priorities for expenditure have been established by the Council’s Disabled Access Officer and approved by Members in the following order:

(a) Buildings with a high profile including those which provide access to public services;

(b) Buildings with community use and a high footfall; and

(c) Other Buildings. 

5.3 Consideration is being given to how the “windfall” money should be spent and will be the subject of a separate report.  In addition a separate Capital bid has been submitted for £400,000 per annum to specifically deal with DDA issues over the next three years.  This will be considered as part of the Council’s capital bid prioritisation process.  

5.4 Disability Access is a Best Value Performance Indicator (BVPI 156).  Performance is measured as the percentage of Council buildings open to the public where the public access areas are suitable and disabled access compliant.  The percentage has improved from 17.3% in May 2003 to 25.5% in May this year.   

6.0
CONCLUSION

6.1
The programme of works as proposed represents the optimum that could be undertaken from current resources but there is an underlying issue of a funding shortfall for planned works.

MALCOLM SYKES

Director of Development Services

_____________________________________________________________________________________________
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